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Executive Summary Background
States and localities face the challenge of collecting property and other tax revenues to finance public services and programs, while not creating unduly high tax burdens that would drive away affluent residents or create excessive burdens for low-income households. Of all local government revenue sources, the one relied on most heavily is the local property tax. On average, property taxes amounted to almost three-fourths (73 percent) of all local taxes and almost half (46 percent) of all local general revenues (not including federal aid) in fiscal year 2004.
States have responded to property tax burdens through property tax relief programs. The major property tax relief programs are homestead credits, circuit breakers, homestead exemptions, and property tax deferral programs.
States have also reduced property taxes by creating various caps, limits, or freezes on assessed property values, property tax rates, or total property taxes. Finally, some states have passed laws that have resulted in residential property owners paying lower property tax bills than commercial or industrial property owners because of differences in property tax rates or in how property is valued.
Purpose
As state legislators grapple with high and rising property tax burdens, they might find it useful to compare their state's residential property tax burdens with those of other states. In addition, they may want to know which demographic groups have the highest property tax burdens. This study seeks to provide policymakers with this information to assist them with their deliberations.
Methodology
This study uses data from the 2005 American Community Survey (ACS), a large national survey from the U.S. Department of Commerce's Census Bureau. We first estimated the overall median state and local residential property tax burden for three groups: all homeowners, homeowners under age 65 (where both spouses or both unmarried partners were younger than age 65), and homeowners age 65 and older (where either spouse or unmarried partner was age 65-plus). To estimate property tax burdens from ACS data, property taxes and income for each household were used. To derive income for each household, income from family members and any unmarried partners was counted. We included income from unmarried partners, since it is likely that unmarried partners were responsible for or contributed to the payment of property taxes.
The ACS reported household property taxes in ranges rather than in exact amounts. We assigned the midpoint of each range as the amount a household paid in property taxes. The highest property tax range ACS reported for a household was $10,000 or more. Since we could ii not assign a midpoint to this range, tax or economic experts in some of the states with the highest property tax burdens (based on the 2005 American Community Survey), such as New Jersey, were asked if they could provide an estimate of the median property tax bill for households paying $10,000 or more in property taxes. Based on this information, we assumed that the median property tax bill of households that paid $10,000 or more in property taxes was $15,000.
After obtaining income and property tax data, we calculated property tax burdens for each group. The property tax burden was defined as the ratio of property taxes divided by the combination of family income plus the income from any unmarried partner for each homeowner household. The median property tax burden for each group (all homeowners, homeowners under age 65, and homeowners age 65 and older) was used as the best estimate for the overall state property tax burden.
After calculating the overall state property tax burden for the three groups, we estimated the median property tax burden by income quartile for the three groups in order to better assess the regressivity or progressivity of the property tax. Income quartiles were calculated for each group and then homeowners were allocated by quartile range.
Principal Findings and Discussion

State and Local Property Tax Burdens
As shown in Table ES -1, on the whole, New England and the Middle-Atlantic states have the highest median property tax burdens. The median property tax burdens of homeowners age 65 and older were greater than the property tax burdens of younger homeowners in almost all of the 50 states. Table ES -2 illustrates that most of the states with the lowest median property tax burdens are from the South. Some households, especially lower-income ones, may be eligible for property tax relief programs that do not directly reduce a homeowner's property tax bill. Therefore, some homeowner respondents may have a lower effective property tax burden than what was calculated from ACS data. However, even though property tax relief programs help alleviate property tax burdens, many eligible homeowners may not be taking advantage of these programs because of a lack of awareness or for other reasons.
Property Tax Burdens by Household Income Quartiles
Property taxes for all homeowners and homeowners under age 65 are regressive for almost all of the states, i.e., property tax burdens decrease as incomes increase. The only exception is Louisiana for all homeowners and homeowners under age 65. Louisiana offers a homestead exemption that reduces the property's market value from taxation, resulting in many higherincome households having a higher property tax burden than lower-income households. In fact, the exemption is so generous that it virtually eliminates property taxes for 34 percent of all Louisiana homeowner households.
Property taxes for homeowners age 65-plus are also regressive for almost all of the states. However, Alabama, Louisiana, and Mississippi are not regressive because many low-income households pay very little or no property taxes due to the homestead exemption(s). This results in many higher-income households having a higher property tax burden than lower-income households.
Conclusions
The following conclusions can be drawn based on the data studied:
• On the whole, the average residential property tax burdens of homeowners age 65-plus exceed the property tax burdens of younger homeowners for each of the states.
• Property taxes are generally found to be regressive (property tax burdens decrease as incomes increase) for all homeowners, for homeowners under age 65, and for homeowners age 65-plus. Homeowners in the lowest income quartile generally face the highest property tax burden.
• The states with the highest residential property tax burdens are mostly in the New England and Middle-Atlantic regions. They include New Jersey, New Hampshire, Vermont, and Connecticut.
• Most of the states with the lowest residential property tax burdens are in the South, and include Louisiana, Alabama, West Virginia, Mississippi, and Arkansas.
State and Local Property Tax Burdens in 2005 Introduction
States and localities face the challenge of collecting property and other tax revenues for financing public services and programs, while not creating unduly high tax burdens that would drive away affluent residents or create excessive burdens for low-income households. Of all local government revenue sources, the one relied on most heavily is the local property tax. On average, local property taxes amounted to almost three-fourths (73 percent) of all local taxes and almost half (46 percent) of all local general revenues (not including federal aid) in fiscal year 2004. 1 From 1972 to 1994, the U.S. Advisory Commission on Intergovernmental Relations (ACIR) conducted public opinion surveys on attitudes toward governments and taxes. For 20 of those years, the survey included a question asking respondents to choose which tax was the "least fair" among four common taxes-the property tax, the federal income tax, the state income tax, and the state sales tax. Respondents ranked the local property tax as the "least fair" tax in 8 out of the 20 years. 2 In addition to being unpopular with many homeowners, property taxes are often considered regressive and can be the single most burdensome tax for many low-income and older homeowners because the tax often bears little relationship to the ability to pay. As property taxes have risen for many homeowners, state legislators have tried to use property tax relief programs to respond to homeowner concerns. The major property tax relief programs are homestead credits, circuit breakers, homestead exemptions, and property tax deferral programs.
• Circuit breakers: Circuit breaker programs are tax credits or homestead exemptions that increase as household incomes decrease. 4 These programs in most cases are targeted to lowand moderate-income homeowners and renters. In many cases, circuit breakers relieve the property tax burden by setting thresholds (usually some percentage of income) that property taxes cannot exceed. Homeowners or renters whose property taxes are above the threshold receive a rebate of some or all of their property taxes that exceed the threshold. For renters, property taxes are assumed to equal a certain percentage of their total rent, such as 20 percent, for calculating property tax credits or rebates.
• Homestead programs: Homestead exemptions are reductions in the amount of assessed property value subject to taxation. Homestead credits are tax credits for property taxes owed. Unlike circuit breakers, these programs do not benefit renters. In addition, although income may be a criterion for eligibility, benefit amounts do not increase as household incomes decrease, which is similar to circuit breakers.
• Deferral programs: Property tax deferral programs allow homeowners to defer payment of all or a portion of their property taxes until the sale of the property or death. The deferred property taxes plus interest are a lien against the value of the home.
After 2000, Massachusetts and New Hampshire enacted circuit breaker programs; Arkansas replaced its circuit breaker program with a homestead credit program; Colorado enacted a homestead exemption program; and the District of Columbia and Idaho enacted property tax deferral programs.
States have also responded to higher property taxes by creating various kinds of caps, limits, or freezes on assessed property values, property tax rates, or total property taxes. After 2000, Arkansas, New Mexico, and the District of Columbia enacted growth limits on assessed property values; Arizona, Arkansas, and New Mexico enacted freezes on assessed property values; and Washington, Montana, Nevada, and Maine enacted limits on property tax growth. In addition, some state assessment laws have resulted in residential property owners paying lower property taxes than commercial or industrial property owners because of differences in property tax rates or in how property is valued. 5
Property Tax Burden Studies
The following summarizes how property tax burdens have been calculated in a number of studies:
• Kiplinger's Personal Finance magazine published a tax burden study in 2002 to help couples make retirement location decisions. The study covered income, property, and sales taxes. Kiplinger estimated property tax liabilities for a married couple age 65 (husband and wife are both age 65) with a household income of $60,000 for the median sales price of a 2,000 square-foot home in each of the state capitals and Washington, DC. The study found that Harrisburg, Pennsylvania; Trenton, New Jersey; Concord, New Hampshire; Montpelier, Vermont; and Madison, Wisconsin had the highest property taxes. 6
• The District of Columbia annually produces a tax burden study for a hypothetical family. Tax burdens were calculated for income levels of $25,000; $50,000; $75,000; $100,000; and $150,000. The study covered the District of Columbia and the most populous city of each state. The tax burden encompassed personal income, general sales, and property taxes as well as automobile taxes (including gasoline taxes, motor vehicle registration fees, excise taxes, and personal property taxes levied on automobiles). The study assumed that a household with an income of $25,000 was a renter-occupied household rather than an owner-occupied household. 7
As of 2005, property taxes were calculated by first estimating the median market price of houses for each family income level based on data from the 2004 American Community Survey. The market value of the property was then adjusted to obtain the taxable value. These adjustments sometimes required subtracting homestead exemptions from the market value or multiplying the market value by the assessment ratio (if necessary) to derive the property's taxable value. The taxable value was multiplied by the local tax rate to calculate property taxes. Property taxes were further reduced by any property tax credit.
Findings revealed that homeowners at all income levels (excluding the $25,000 renter household) paid the highest property taxes in Bridgeport, Connecticut, followed by Manchester, New Hampshire. The other cities with the highest property taxes were Burlington, Vermont; Newark, New Jersey; and Providence, Rhode Island (the exact order of property tax liability varied with income level).
• A book by Evans and Fox entitled America's Best Low-Tax Retirement Towns (2002) analyzed property tax, personal property tax, sales tax, and income tax burdens as well as auto fees of married couples age 65 or older. The research covered 163 cities in all 50 states. Tax burdens were calculated for retirees with household incomes of $25,000; $50,000; and $75,000. Evans and Fox assumed home values ranging from $75,000 to $125,000 (associated with a household income of $25,000); $100,000 to $200,000 (associated with a household income of $50,000); and $150,000 to $350,000 (associated with a household income of $75,000). This resulted in nine hypothetical households for each retirement community.
Providence, Rhode Island; Pittsburgh, Pennsylvania; and Indianapolis, Indiana were among the communities with the highest total tax burden for retirees with incomes of $25,000 and $50,000. Pittsburgh, Pennsylvania; Providence, Rhode Island; and Milwaukee, Wisconsin were among the communities with the highest total tax burden for those with incomes of $75,000.
• McIntye, et al. at the Institute on Taxation and Economic Policy (ITEP) in 2003 estimated the tax burdens of non-elderly taxpayers to obtain tax burden measures for sales and excise taxes, property taxes, and income taxes for each state in 2002. 8 The authors divided each tax by income for deriving the tax burden measures. The tax burden measures were estimated for the first four quintile income groups and then were calculated for those between the 80th and the 95th percentile, between the 95th and 99th percentile, and those at the 99 th percentile and above.
The study concluded that most state tax systems are regressive and that "overall, changes in state and local taxes over the past decade have made state tax systems even more regressive." 9 New Jersey had the highest and New Hampshire had the second highest property tax burdens. New York and Rhode Island had the third highest property tax burdens.
Purpose
When state legislators consider enacting laws to reduce residential property taxes, they often want to know how their state's residential property tax burden compares with that of other states, as well as which demographic groups have the highest property tax burden. In assessing and comparing state and local residential property tax burdens, some analysts divide total state and local property taxes (including residential, commercial, and industrial property taxes provided by the U.S. Census Bureau's 2004 Annual Survey of Government Finance) by state personal income (provided by the U.S. Commerce Department's Bureau of Economic Analysis), or divide total state and local property taxes by the state's population (see Appendix Table A-1). 10 To illustrate, when Maine passed its property tax caps affecting local governments in 2005, it used total property and other state and local taxes as a percentage of state personal income as a criterion for determining how much local property taxes would be limited each year.
However, state and local property tax data provided by the U.S. Census Bureau's 2004 Annual Survey of Government Finance include not only taxes on real residential property (i.e., land and structures) but also on personal (e.g., automobiles and boats), commercial, and industrial property. Therefore, this method of estimating residential property tax burdens may not be very accurate, especially for states in which commercial and industrial property taxes constitute a large percentage of total property taxes. For instance, Alaska ranked 13th for property tax burdens in fiscal 2004 using state and local property taxes as a percentage of state personal income (see Appendix Table A-1) . However, commercial and industrial property (including oil and gas properties but excluding apartments and farms) constituted about half (48 percent) of all property taxes in 2004, so its ranking at 13 overstates the burden on homeowners. 11 Our study seeks to provide policymakers with residential property tax burden information based on the 2005 American Community Survey (ACS), 12 a large national survey conducted yearly since 2000 by the U.S. Census Bureau. In contrast to the Census Bureau's 2004 Annual Survey of Government Finance, the ACS provides data only on residential property taxes, which should lead to more accurate estimates of residential property tax burdens.
We calculate overall state and local residential property tax burdens as well as the burdens for different age and income groups. Because of the large sample size (865,642 homeowner households) of the ACS, comparisons can be made of average residential property tax burdens for each state.
Methodology
Overall State Property Tax Burdens
We first estimated the overall median state and local residential property tax burden for three groups: all homeowners, homeowners under age 65 (where both spouses or both unmarried partners were younger than age 65), and homeowners age 65-plus (where either spouse or unmarried partner is age 65-plus). To estimate property tax burdens from ACS data, property taxes and income for each household were used. To derive the total income for each household, income from family members and any unmarried partners were counted. We included income from unmarried partners, since it is likely that unmarried partners are responsible for or contribute to the payment of property taxes.
Rather than providing exact property tax amounts, the ACS reports household property taxes in ranges. For example, instead of reporting that a household paid $955 in property taxes, it reports that a household paid between $950 and $999 in property taxes. These are in $50 increments from $1 to $999; $100 increments from $1,000 to $4,999; $500 increments from $5,000 to $5,999; and $1,000 increments from $6,000 to $9,999. The Census Bureau then reports the highest range as $10,000 or more in property taxes.
We assumed that each homeowner household paid the midpoint of each range. For instance, if the range was between $950 and $999, we assumed that each household within that range paid $975 in property taxes.
We could not assign a midpoint to the highest property tax range of $10,000 or more. Therefore, tax or economic experts in the states with the highest property tax burdens, such as New Jersey, were asked if they could provide an estimate of the median property tax bill for households paying $10,000 or more in property taxes. Based on this information, we assumed that the median property tax bill of households that paid $10,000 or more in property taxes was $15,000.
After obtaining income and property tax data, we calculated property tax burdens for all homeowners, homeowners under age 65, and homeowners age 65-plus. The property tax burden was defined as the ratio of property taxes divided by the combination of family income plus income from any unmarried partner for each homeowner household. The median property tax burden for each group was used as the best estimate for the overall state property tax burden.
Property Tax Burdens by Demographic Group
After calculating the overall median state and local property tax burden for the three groups, we estimated the median property tax burden by income quartile for each group in order to better assess the regressivity or progressivity of the property tax. Income quartiles were calculated for each group and then homeowners were allocated by quartile range. The income quartile ranges for the groups are shown in Appendix Tables A-7 through A-9.
Principal Findings and Discussion
State and Local Property Tax Burdens Second, since New Hampshire does not have a broad-based income tax or general sales tax, it relies more on property taxes to fund state and local services than do the other states (see Appendix Table A-1) .
Third, even though the property tax burdens of these states are relatively high, these burdens may not take into account some property tax relief programs that do not directly reduce a homeowner's property tax bill (see Appendix Table A-2). This is especially true of lowerincome homeowners who are more likely to be eligible for such programs. Table 2 shows the 10 states with the lowest property tax burdens for all homeowners, homeowners under age 65, and homeowners age 65-plus. Most of the states with the lowest property taxes are in the southern part of the country.
Many factors may help explain why these 10 states have lower property tax burdens. First, except for Hawaii, they all have some type of cap or limit on property tax rates, values, or revenues. Second, except for Wyoming, they have at least one type of homestead exemption or credit that directly reduces property tax bills. Third, they probably have relatively low property tax rates or taxable values compared to other states. Appendix Table A -3 provides overall median property tax burden percentages for all 50 states and the District of Columbia. Generally, median property tax burdens do not exceed 8 percent of household income. The property tax burdens of homeowners age 65-plus were greater than the property tax burdens of younger homeowners in almost all of the states. 14 Homeowners age 65-plus may have higher property tax burdens than younger homeowners because they tend to have lower incomes. According to the 2005 ACS, the median household income of homeowners under age 65 (where both spouses or both unmarried partners are younger than age 65) was $65,000, compared to $32,900 for homeowners age 65-plus (where either spouse or unmarried partner is age 65-plus). 15 Moreover, according to Reschovsky, older homeowners face higher property tax burdens than younger homeowners with identical average incomes. This result is partially explained by the fact that, on average, older homeowners live in higher-value homes than younger homeowners with similar incomes. 16 This is probably because the homes of older persons have appreciated more due to a longer period of ownership.
As mentioned earlier, some households, especially lower-income ones, may be eligible for property tax relief programs that do not directly reduce a homeowner's property tax bill (see Appendix Table A-2) . Therefore, some homeowner respondents may have a lower effective property tax burden than what was calculated from ACS data.
For instance, many Michigan homeowners are eligible to claim an income tax credit for some of their property taxes. Because it is an income tax credit, a homeowner's property tax bill is not reduced. However, even though property tax relief programs help alleviate property tax burdens, many eligible homeowners may not be taking advantage of these programs because of a lack of awareness or some other reason. 17 As discussed previously, many analysts divide total property taxes (including residential, commercial, and industrial property taxes) by state personal income to estimate residential property tax burdens. Table 3 shows that New Jersey, New Hampshire, Vermont, Connecticut, Wisconsin, New York, and Rhode Island are still among the 10 states with the highest property tax burdens; however, the ranking of the states from the highest to the lowest tax burden is in a somewhat different order.
Instead of finding New Hampshire, Maine, New Jersey, Vermont, and Rhode Island as the five highest tax burden states (property taxes as a percentage of state personal income), our study identifies New Jersey, New Hampshire, Vermont, Connecticut, and Wisconsin as the five highest tax burden states for all homeowners (Table 3) . Further, Illinois, Massachusetts, and Pennsylvania are among the 10 states with the highest median property tax burden in this study but are not among the top 10 states when dividing total property taxes by state personal income.
Property Tax Burdens by Household Income Quartiles
All Homeowners and Homeowners Under Age 65
Property taxes for all homeowners and homeowners under age 65 are regressive in almost all of the states-i.e., property tax burdens decrease as incomes increase (see Appendix Tables A-4 and A-5). The only exception is Louisiana for all homeowners and homeowners under age 65. Louisiana offers a homestead exemption that reduces the property's market value from taxation, resulting in many higher-income households having a higher property tax burden than lowerincome households. In fact, the exemption is so generous that it virtually eliminates property taxes for 34 percent of all Louisiana homeowner households.
The difference in median property tax burdens between the lowest and highest income quartiles varies widely among the states. The biggest difference occurs in New Jersey where the burden is 16 percent for the lowest quartile of all homeowners, compared with 4 percent for the highest quartile. Among New Jersey homeowners under age 65, the difference is 7 percentage points (11 percent for the lowest quartile and 4 percent for the highest). The smallest difference is less than one percentage point for all homeowners in Alabama, Louisiana, and Mississippi and less than one percentage point in Alabama, Arkansas, Louisiana, and Mississippi for homeowners under age 65.
Homeowners Age 65-Plus
Property taxes for homeowners age 65-plus are also regressive for almost all of the states as the median property tax burden decreases with rising income levels. However, property taxes in Alabama, Louisiana, and Mississippi are not regressive for homeowners age 65-plus because many low-income households pay very little or no property taxes due to the homestead exemption(s). For example, 43 percent of Mississippi householders age 65 or older do not pay any property taxes. This results in many higher-income households having a higher property tax burden than lower-income households.
The median property tax burden in Alaska does not follow a regressive pattern across all quartile groups. Since Alaska offers a $150,000 homestead exemption to homeowners age 65 and older, we would expect some homeowners to pay little or no property taxes. However, because homeowners within the lowest 25 percent quartile group reported a lower median property value ($137,500) than the second 25 percent quartile group ($162,500), we would expect the median property tax burden of the second 25 percent quartile group to be less than or equal to the lowest 25 percent quartile group. 18 However, the lowest 25 percent quartile group had a median property tax burden of 4.3 percent compared to a median property tax burden of 0 percent for the second 25 percent quartile group. This unexplained result may be attributed to low sample size or reporting errors made by the respondents.
The difference in median property tax burdens between the lowest and highest income quartiles of homeowners age 65-plus also varies widely among the states. These differences are greater among homeowners age 65-plus than among homeowners under age 65 for most of the states. Similar to younger homeowners, the biggest difference occurs in New Jersey (a difference of 22 percentage points), and the smallest differences are in Alabama, Louisiana, and Mississippi (less than a percentage point difference) for homeowners age 65-plus as shown in Appendix Table A-6. 18 Similar to property tax data, property values are reported in ranges rather than in exact amounts. We assumed that all homeowner respondents paid the midpoint of each range.
Conclusions
• Property taxes are generally found to be regressive (property tax burdens decrease as incomes increase) for all homeowners, homeowners under age 65, and homeowners age 65-plus. Homeowners in the lowest income quartile generally face the highest property tax burden.
• The states with the highest residential property tax burdens are mostly in the New England and Middle-Atlantic regions. They include New Jersey, New Hampshire, Vermont, and Connecticut. This finding is consistent with the study by McIntye, et al. that also focused on statewide averages.
• Most of the states with the lowest residential property tax burdens are in the South and include Louisiana, Alabama, Mississippi, West Virginia, and Arkansas.
• Some households, especially those with lower incomes, may have a lower property tax burden than that estimated from ACS data, since they are eligible for property tax relief programs that do not directly lower a homeowner's property tax bill. However, many of the eligible households do not apply for these programs because of a lack of awareness or for other reasons.
The study's findings reaffirm that property tax relief needs to be targeted more to lowerincome households through circuit-breaker and other property tax relief programs, since these households have higher property tax burdens than other households.
Postscript
Since this study was written, New Jersey passed legislation in 2007 that reduces property taxes for about 95 percent of all homeowners. Starting in 2007, homeowners will receive a 20 percent tax credit (incomes up to $100,000), a 15 percent tax credit (incomes between $100,000 and $150,000), and a 10 percent tax credit (incomes between $150,000 and $250,000) up to a maximum of $2,000.
This new legislation replaces the current New Jersey homestead rebate program (known as the FAIR program). Because of this legislation, New Jersey may no longer have the highest property tax burden compared to other states (see Table 3 ). Connecticut -Has a circuit breaker program whereby residents of all ages and incomes are eligible for an income tax credit of up to $350 off of their real estate or car taxes. Illinois -The maximum benefit equals property taxes exceeding 3.5 percent of income, but not to exceed $700 less 4.5 percent of such income for a household income of $14,000 or less. Maine -Any homeowner who qualifies for both programs in the above table will receive a tax credit equal to the larger of the two programs. Massachusetts -To qualify, the assessed value (before exemptions but after abatements) of a homeowner's principal residence cannot exceed $600,000. Minnesota -To qualify to receive a refund for property taxes exceeding a 12 percent annual increase, homeowners first must have owned and lived in the same property for at least two consecutive years. Second, property taxes have to increase at least $100 more than the previous year. Third, the 12 percent limit does not pertain to home improvements or new construction. Fourth, homeowners cannot receive more than a $1,000 refund in property taxes because of this tax limitation. Fifth, any tax refund issued the previous year is subtracted from the previous year's taxes in calculating the current year's refund. Nevada -To qualify, the assessed value of a home cannot exceed $200,000, and homeowners cannot have liquid assets exceeding $150,000. The maximum benefit equals 90 percent of the tax owed up to $500. New Jersey -Homeowners under age 65 (with incomes of more than $10,000 (single) or $20,000 (married, filing jointly) or homeowners age 65 and older (all incomes) are eligible for an income tax deduction equal to the total amount of property taxes paid up to $10,000 from their taxable personal income for income taxes. Homeowners age 65 and older or disabled may qualify for a property tax freeze if they meet the following qualifications: (1) Tennessee -The tax credit is based on the first $18,000 in market value or on a maximum assessed value of $4,500; the actual credit depends on the effective tax rate and other related factors. Utah -The maximum benefit equals a $676 tax credit plus an additional credit equal to the tax on 20 percent of the fair market value. Vermont -The maximum benefit for homeowners whose income is $47,000 or less equals the difference between school and municipal property taxes and a percentage (3.5% to 5%) of household income or property taxes on the first $15,000 of assessed value (whichever is less). The maximum benefit for homeowners whose income is between $47,000 and $75,000 equals the difference between school property taxes and a percentage (2.0 percent to 4.5 percent) of household income; the maximum benefit for homeowners whose income is between $75,000 and $88,000 equals the difference between school property taxes (up to taxes assessed on the first $160,000 of a home's market value) and a percentage (2.0 percent to 4.5 percent) of household income.
Appendices Appendix
Wyoming -In addition to the income requirement of one-half of the median household income of the county of residence, household assets must be $20,000 or less per adult (excluding the residence itself and certain other assets) in order to qualify. *The property tax burden for each household equals the ratio of property taxes divided by the combination of family income plus the income of any unmarried partner. We took the median ratio for homeowners under age 65 for each state to arrive at the median property tax burden. The states are ranked from the highest to the lowest median tax burden for the lowest 25% quartile. **The income quartile ranges for each quartile group are shown in Appendix *The property tax burden for each household equals the ratio of property taxes divided by the combination of family income plus the income of any unmarried partner. We took the median ratio for homeowners age 65-plus for each state to arrive at the median property tax burden. The states are ranked from the highest to the lowest median tax burden for the lowest 25% quartile. **The income quartile ranges for each quartile group are shown in Appendix 
